
 

 
 

PLANNING COMMISSION AGENDA 
August 20, 2025 

CITY COUNCIL CHAMBERS 
6:30 p.m. 

50 Natoma Street 
Folsom, California 95630 

 
 
CALL TO ORDER PLANNING COMMISSION: Daniel West, Dianna Laney, Bill Barcellona, Justin Hurst, Mathew 
Herrera, Eileen Reynolds 
 
The Planning Commission has a policy that no new item will begin after 10:30 p.m. Therefore, if you are here for an item 
that has not been heard by 10:30 p.m., you may leave, as the item will be continued to a future Planning Commission 
Meeting. 
 
Any documents produced by the City and distributed to the Planning Commission regarding any item on this agenda will be made 
available upon request at the Community Development Counter at City Hall located at 50 Natoma Street, Folsom, California. The 
meeting is available to view via webcast on the City’s website the day after the meeting. 

 
 
PLEDGE OF ALLEGIANCE 
 
 
CITIZEN COMMUNICATION: The Planning Commission welcomes and encourages participation in City Planning 
Commission meetings and will allow up to three minutes for expression on a non-agenda item. Matters under the 
jurisdiction of the Commission, and not on the posted agenda, may be addressed by the public, however, California law 
prohibits the Commission from taking action on any matter which is not on the posted agenda unless it is determined to 
be an emergency by the Commission.  
 
 
MINUTES 
 
The minutes of the July 23, 2025, special meeting will be presented for approval. 
 
 
NEW BUSINESS 
 
1. USPT25-00145: Lana Moon Tatu Tattoo Shop Project and Determination that the Project is Exempt from CEQA 
under Section 15301 (Existing Facilities) 
 
A Public Hearing to consider a Conditional Use Permit request for a tattoo establishment occupying a maximum of two 
suites within an existing 5,000 square-foot beauty shop, located at 1325 Riley St. The project site is within the Central 
Business District; Planned Development (C-2 PD) Zoning District, and the General Plan land-use designation of the 
project site is Community Commercial (CC) within the East Bidwell Corridor (EPC) Overlay. The project is categorically 
exempt under 15301 (Existing Facilities) of the California Environmental Quality Act (CEQA) Guidelines. (Project 
Planner: Nathan Stroud / Applicant: Lana Nevers) 
 
 
 
 



2. USPT25-00111. Veterinary Clinic Operating Hours Conditional Use Permit Modification and Determination that 
the Project is Exempt from CEQA under Section 15301 (Existing Facilities) 
 
A Public Hearing to consider a Conditional Use Permit Modification request to extend the allowed hours of operation of 
an existing veterinary clinic into daytime business hours (Monday to Friday, 8am to 6pm) to provide services to small 
exotic pets. The business is at 2210 East Bidwell, in a 3,453 square foot building that is part of the Vintage at Folsom 
office park, in the BP-PD (Business Professional, Planned Development) zoning district. The General Plan land use 
designation of the project site is PO (Professional Office), within the East Bidwell Mixed Use Overlay. The project is 
categorically exempt under Section 15301 (Existing Facilities) of the California Environmental Quality Act (CEQA) 
Guidelines. (Project Planner: Jessica Brandt / Applicant: Richard Turner, DVM) 
 
3. DEVA24-00310: Broadstone Crossing Phase II Development Agreement and Determination that the Project is 
Exempt from CEQA under Section 15061(b)(3) 
 
A public hearing to consider a request to recommend City Council approval of a proposed Development Agreement 
between the City of Folsom and Elliott Homes, Inc./Broadstone Crossing Phase II, LLC, that establishes the landowner 
and developer obligations in accordance with Conditions of Approval Numbers 42 and 43 related to public improvements 
and traffic abatement measures for the Broadstone Crossing Phase II project (MSTR23-00143), which is a previously 
approved project that includes three office /medical office parcels and buildings totaling 200,840 square feet.  This 
request is an administrative action consistent with the prior project approval and therefore is not a project under CEQA 
Guidelines Section 15061(b)(3). (Project Planner: Desmond Parrington, Planning Manager / Applicant: Price 
Walker of Elliott Homes, Inc.) 
 
4. MSTR25-00025: Veranda at Folsom Heights Small Lot Vesting Tentative Subdivision Map, Planned 
Development Permit, Design Review, and Determination that the Project is Exempt from CEQA under Section 
15182 (Projects Pursuant to a Specific Plan) 
 
A public hearing to consider a request to recommend City Council approval of a Small Lot Vesting Tentative Subdivision 
Map to subdivide an approximately 14.9-acre site located on the east side of Empire Ranch Road, north and south of 
Summit Street, in the Folsom Plan Area Specific Plan (FPASP) into a 125-lot residential subdivision. The project site 
has General Plan and FPASP Land Use Designations of MLD (Multifamily Low-Density). A Planned Development Permit 
is also requested to comply with the Planned Development (PD) District overlay and to allow for greater flexibility in site 
design. Finally, Design Review is requested to approve architecture and site design for 125 proposed single-family 
residential units. The project is statutorily exempt under Section 15182 (Projects Pursuant to a Specific Plan) of the 
California Environmental Quality Act (CEQA) Guidelines. (Project Planner: Jessica Brandt / Applicant: Price Walker 
of Elliott Homes, Inc.) 
 
 
PRINCIPAL PLANNER’S REPORT 
 
The next Planning Commission meeting is scheduled for September 17, 2025. Additional non-public hearing items may 
be added to the agenda; any such additions will be posted on the bulletin board in the foyer at City Hall at least 72 hours 
prior to the meeting. 
 
Persons having questions on any of these items can visit the Community Development Department during normal 
business hours (8:00 a.m. to 5:00 p.m.) at City Hall, 2nd Floor, 50 Natoma Street, Folsom, California, prior to the meeting. 
The phone number is (916) 461-6200 and FAX number is (916) 355-7274. 
 
In compliance with the Americans with Disabilities Act, if you are a disabled person and you need a disability-related 
modification or accommodation to participate in the meeting, please contact the Community Development Department 
at (916) 461-6200, (916) 355-7274 (fax) or shannum@folsom.ca.us. Requests must be made as early as possible and 
at least two full business days before the start of the meeting. 
 

NOTICE REGARDING CHALLENGES TO DECISIONS 

The appeal period for Planning Commission Action: Any appeal of a Planning Commission action must be filed in writing with the City 

Clerk’s Office no later than ten (10) days from the date of the action pursuant to Resolution No. 8081. Pursuant to all applicable laws 

and regulations, including without limitation, California Government Code Section 65009 and or California Public Resources Code 

Section 21177, if you wish to challenge in court any of the above decisions (regarding planning, zoning and/or environmental 

decisions), you may be limited to raising only those issues you or someone else raised at the public hearing(s) described in this 

notice/agenda, or in written correspondence delivered to the City at, or prior to, the public hearing. 

 

mailto:shannum@folsom.ca.us
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PLANNING COMMISSION MINUTES 
SPECIAL MEETING 

July 23, 2025 
CITY COUNCIL CHAMBERS 

6:30 P.M. 
50 Natoma Street 
Folsom, CA 95630 

 
 
CALL TO ORDER PLANNING COMMISSION 
 
The regular Planning Commission Meeting was called to order at 6:30 p.m. with Chair Eileen Reynolds presiding. 
Chair Reynolds announced that Commissioner Tanya Morales had submitted her resignation and that recruitment 
to fill the balance of her term is underway. 
 
 
PLEDGE OF ALLEGIANCE: The Pledge of Allegiance was recited. 
 
 
ROLL CALL 
 
Commissioners Present: Mathew Herrera, Commissioner 
 Daniel West, Vice Chair 
 Dianna Laney, Commissioner 
 William Barcellona, Commissioner 
 Justin Hurst, Commissioner 
 Eileen Reynolds, Chair 
 
Commissioners Absent:  None 
 
 
CITIZEN COMMUNICATION: None 
 
 
MINUTES 
 
COMMISSIONER BARCELLONA MOVED TO APPROVE THE MINUTES OF THE JUNE 18, 2025, MEETING AS 
SUBMITTED. 
 
COMMISSIONER WEST SECONDED THE MOTION. 
 
AYES:  HERRERA, WEST, LANEY, BARCELLONA, HURST, REYNOLDS 
NOES:  NONE 
RECUSED: NONE 
ABSENT: NONE 
 
MOTION PASSED 
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NEW BUSINESS 
 
1. MSTR25-00094. Russell Ranch Phase 2, Village 5 Tentative Parcel Map Waiver (Residential 
Condominiums), Design Review, and Inclusionary Housing Plan, and Determination that No Further 
Environmental Review is Required 
 
A Public Hearing to consider a Tentative Parcel Map Waiver (Residential Condominiums), Design Review, and 
Inclusionary Housing Plan for a 118-unit residential condominium project on a 12.39-acre site located at the 
southwest intersection of Empire Ranch Road and Trumpet Vine Drive. The project site is within the SP-MLD-PD 
(Multi-Family Low Density Residential, Planned Development District) land use designation of the Folsom Plan Area 
Specific Plan and has a General Plan designation of MLD (Multi-Family Low Density Residential). An Addendum to 
the Folsom Plan Area Specific Plan EIR/EIS and Russell Ranch EIR was prepared and adopted in accordance with 
State California Environmental Quality Act (CEQA) Guidelines for the original Russell Ranch Lots 24 through 32 
Subdivision (“Phase 2”) project in 2018. Staff determined that no further environmental review of the proposed 
project is required under CEQA Guidelines Section 15162 – Subsequent EIRs and Negative Declarations. (Project 
Planner: Josh Kinkade / Applicant: Lennar Homes) 
 
COMMISSIONER HURST MOVED TO CONFIRM STAFF’S DETERMINATION THAT NO FURTHER 
ENVIRONMENTAL REVIEW OF THE RUSSELL RANCH PHASE 2, VILLAGE 5 PROJECT IS REQUIRED, AND 
TO APPROVE A TENTATIVE PARCEL MAP WAIVER (RESIDENTIAL CONDOMINIUMS), DESIGN REVIEW, 
AND INCLUSIONARY HOUSING PLAN FOR THE RUSSELL RANCH PHASE 2, VILLAGE 5 PROJECT (MSTR25-
00094), BASED ON THE FINDINGS INCLUDED IN THIS REPORT (FINDINGS A-O) AND SUBJECT TO THE 
ATTACHED CONDITIONS OF APPROVAL (CONDITIONS 1-59), WITH THE FOLLOWING CONDITIONS AND 
CONDITIONS KEY MODIFIED TO REFLECT RECORDING OF A CERTIFICATE OF COMPLIANCE AND 
MODIFIED SOUND WALL DESIGN: 
 

• AMENDMENT OF CONDITION NO. 19 
 
DIGITAL COPY OF MAP 
THE OWNER/APPLICANT SHALL PROVIDE A DIGITAL COPY OF THE RECORDED CERTIFICATE OF 
COMPLIANCE PARCEL MAP (IN AUTOCAD FORMAT) TO THE COMMUNITY DEVELOPMENT 
DEPARTMENT. 
 
TIMING: M B 
RESPONSIBLE DEPARTMENT: CD (E) 

 

• AMENDMENT OF CONDITION NO. 20 
 
PROVIDE FCUSD MAP 
THE OWNER/APPLICANT SHALL PROVIDE THE FOLSOM-CORDOVA UNIFIED SCHOOL DISTRICT 
WITH A COPY OF THE RECORDED CERTIFICATE OF COMPLIANCE PARCEL MAP. 
 
TIMING: M B 
RESPONSIBLE DEPARTMENT: CD (P) 

 

• AMENDMENT OF CONDITION NO. 21 
 
STREET NAMES 
THE APPLICANT SHALL USE STREET NAMES AS SHOWN IN THE FOLSOM PLAN AREA SPECIFIC 
PLAN, AND IN THE CASE OF UNNAMED STREETS, SELECT STREET NAMES FROM THE CITY’S 
APPROVED LIST OR SUBSEQUENTLY APPROVED BY THE PLANNING COMMISSION FOR THE 
RECORDED CERTIFICATE OF COMPLIANCE PARCEL MAP. 
 
TIMING: M 
RESPONSIBLE DEPARTMENT: CD (P)(E) 
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• AMENDMENT OF CONDITION NO. 22 
 
PRIVATE EASEMENT DEDICATION 
THE OWNER/APPLICANT SHALL DEDICATE PRIVATE EASEMENTS FOR UTILITIES, DRAINAGE, 
WATER, AND SANITARY SEWER ON THE PARCEL MAP AS EXHIBITS ATTACHED TO THE 
CERTIFICATE OF COMPLIANCE PRIOR TO ISSUANCE OF A BUILDING PERMIT. 
 
TIMING: B 
RESPONSIBLE DEPARTMENT: CD (E) 

 

• AMENDMENT OF CONDITION NO. 35 
 
DESIGN GUIDELINES COMPLIANCE –WALLS AND FENCING 
THE FINAL LOCATION, DESIGN, HEIGHT, MATERIALS, AND COLORS OF THE SOUND WALLS AND 
FENCING SHALL BE SUBJECT TO REVIEW AND APPROVAL BY THE COMMUNITY DEVELOPMENT 
DEPARTMENT TO ENSURE CONSISTENCY WITH THE RUSSELL RANCH SPECIFIC PLAN DESIGN 
GUIDELINES. IN ADDITION, DECORATIVE PILASTERS ARE TO BE PLACED AT ALL CORNERS AND 
SHALL ALSO BE PLACED APPROXIMATELY AT A DISTANCE APPROVED BY THE CITY ENGINEER 
(NO CLOSER THAN EVERY 50 300 FEET ON CENTER) TO BREAK UP LONG EXPANSES OF THE 
WALLS ALONG THE PROPERTY BOUNDARIES. 
 
TIMING: G, I, B 
RESPONSIBLE DEPARTMENT: CD (P)(E), FD 

 

• AMENDMENT OF CONDITION NO. 38 
 
UTILITY AGENCY COORDINATION 
THE OWNER / APPLICANT SHALL COORDINATE THE PLANNING, DEVELOPMENT, AND 
COMPLETION OF THIS PROJECT WITH THE VARIOUS UTILITY AGENCIES (I.E., SMUD, PG&E, ETC.). 
THE OWNER/APPLICANT SHALL PROVIDE THE CITY WITH WRITTEN CONFIRMATION OF PUBLIC 
UTILITY SERVICE PRIOR TO RECORDATION OF THE CERTIFICATE OF COMPLIANCE APPROVAL 
OF THE PARCEL MAP. 
 
TIMING: I M 
RESPONSIBLE DEPARTMENT: CD (P)(E) 

 

RESPONSIBLE DEPARTMENT WHEN REQUIRED 

CD 
(P) 
(E) 
(B) 
(A) 

COMMUNITY DEVELOPMENT DEPARTMENT 
PLANNING DIVISION 
ENGINEERING DIVISION 
BUILDING DIVISION 
CITY ARBORIST / URBAN FORESTER 

I PRIOR TO APPROVAL OF IMPROVEMENT 
PLANS 

M PRIOR TO APPROVAL OF FINAL MAP 
RECORDATION OF CERTIFICATE OF 
COMPLIANCE 

B PRIOR TO ISSUANCE OF FIRST BUILDING 
PERMIT 

PW PUBLIC WORKS DEPARTMENT O PRIOR TO APPROVAL OF OCCUPANCY 
PERMIT 

PR PARK AND RECREATION DEPARTMENT G PRIOR TO ISSUANCE OF GRADING PERMIT 

PD POLICE DEPARTMENT DC DURING CONSTRUCTION 

FD FIRE DEPARTMENT OG ON-GOING REQUIREMENT 

 
AYES:  HERRERA, WEST, LANEY, BARCELLONA, HURST, REYNOLDS 
NOES:  NONE 
RECUSED: NONE 
ABSENT: NONE 
 
MOTION PASSED 
 



 
Planning Commission Minutes 
July 23, 2025 
Page 4 of 4 
 

PRINCIPAL PLANNER’S REPORT 
 
Principal Planner, Jessica Brandt, shared the following with the Commission: 
 

• The next meeting is scheduled for August 20th, with multiple items on the agenda: 
o Tattoo parlor conditional use permit 
o Vet clinic conditional use permit modification 
o Single family subdivision map in the Folsom Plan Area 
o Review of the Broadstone Crossing II development agreement as related to the pedestrian 

overcrossing – this item needs to return to the Planning Commission before it can be recommended 
to City Council 

o No anticipated Commissioner absences for August 20th 

• In the last month, staff approved 7 design reviews, including: 
o 2 custom homes 
o 5 residential additions and modifications 

 
 
ADJOURNMENT 
 
There being no further business to come before the Folsom Planning Commission, Chair Eileen Reynolds adjourned 
the meeting at 6:54 p.m. 
 
 

RESPECTFULLY SUBMITTED,  
 
 

        
Stephanie Hannum, ADMINISTRATIVE ASSISTANT 
 
 
APPROVED: 

 
 

        
Eileen Reynolds, CHAIR 



AGENDA ITEM NO. 1 

 Type: Public Hearing 

 Date: August 20, 2025 
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Planning Commission Staff Report 
50 Natoma Street, Council Chambers 

Folsom, CA 95630 

Project Name: Lana Moon Tatu Tattoo Shop Project  
File #: USPT25-00145 
Request:  Conditional Use Permit, Minor; Determination that the Project is 

Exempt from CEQA 
Location: 1325 Riley St. Folsom, CA 95630 
Parcel(s):  APN 071-0690-019-0000 
Staff Contact: Nathan Stroud, Assistant Planner 

nstroud@folsom.ca.us, (916) 461-6220 
 

Property Owner  Applicant  
John Rowdon  Lana Nevers  
1325 Riley Street 
Folsom, CA 95630 

 1125 Veranda Court 
Folsom, CA 95630 

 

Recommendation 
Staff recommends that the Planning Commission find the request categorically exempt 
under Section 15301 (Existing Facilities) of the California Environmental Quality Act 
(CEQA) Guidelines and approve an application (USPT25-00145) for a Conditional Use 
Permit for a tattoo establishment occupying a maximum of two suites within an existing 
5,000 square-foot beauty shop at 1325 Riley St., as shown in Attachments 5 and 6 based 
on the findings (Findings A-F) below and subject to the attached conditions of approval 
(Conditions 1-15). 

Project Summary 
The project includes a request for a Conditional Use Permit to operate Lana Moon Tatu 
as an appointment-only tattoo establishment occupying a maximum of two suites within 
an existing 5,000 square-feet beauty shop located at 1325 Riley Street, in the Central 
Business (C-2) Zoning District. No exterior signage is currently proposed as part of this 
project.  

Attachments 
1 – Description/Analysis  
2 – Background 
3 – Proposed Conditions of Approval  
4 – Vicinity Map  
5 – Project Narrative 
6 – Floor Plan 

 
Submitted, 

mailto:nstroud@folsom.ca.us
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PAM JOHNS 
Community Development Director 
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ATTACHMENT 1 
DESCRIPTION/ANALYSIS 

PROJECT DESCRIPTION 
The applicant, Lana Nevers, is requesting approval for a Conditional Use Permit for the 
operation of a tattoo establishment located in a beauty shop building at 1325 Riley Street. 
The business is initially proposed to occupy one approximately 160 square-foot suite 
(Suite 201) with the option to occupy another suite in the future. One suite is able to 
accommodate one tattoo station, and an example of the proposed floor plan for Suite 201 
is shown in Figure 1 below.  

 
Figure 1 – Proposed Floor Plan for Suite 201 

Lana Nevers is proposed to be the sole tattoo artist initially, but may hire other tattoo 
artists in the future. The tattoo establishment is proposed to be by appointment only, and 
the proposed hours of operation are listed in the table below:  

Proposed Hours of Operation 

Monday: 10:00 AM – 8:00 PM 

Tuesday: 10:00 AM – 8:00 PM 

Wednesday: 10:00 AM – 8:00 PM 

Thursday: 10:00 AM – 8:00 PM 

Friday:  10:00 AM – 8:00 PM 

Saturday: 10:00 AM – 8:00 PM 

Sunday: Closed 

Staff have provided Condition 10 establishing the maximum hours of operation for the 
CUP to be daily between 10:00 AM and 8:00 PM, as discussed further in the analysis 
section of this report. No exterior signage is proposed as part of this project. A description 
of the business has been provided in the Project Narrative as Attachment 5, and a floor 
plan of the existing building has been provided in Attachment 6.  
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ANALYSIS 
 
General Plan and Zoning Consistency 
The project site is within the Central Business District; Planned Development (C-2 PD) 
Zoning District, and the General Plan land-use designation of the project site is 
Community Commercial (CC) within the East Bidwell Corridor (EPC) Overlay. The 
General Plan Land Use Designation and Zoning District are consistent with each other 
and are not proposed to change as part of this project.  The existing building in which the 
proposed business will be located meets all the Folsom Municipal Code (Chapter 17.22) 
development requirements including setbacks, building coverage, lot area, lot width, and 
parking. 

Policy/Rule 
Section 17.60.010 of the Folsom Municipal Code (FMC) states that the Planning 
Commission shall have final authority relating to the issuance of Conditional Use Permits 
(CUPs) for any of the uses or purposes for which such permits are required or permitted 
by the terms of this title. FMC Section 17.22.030 states that a CUP is required for tattoo 
establishment/body art in the Central Business (C-2) Zoning District.  

FMC Section 17.60.020 states that application for a CUP shall be made to the Community 
Development Department in writing, on a form prescribed by the department, and shall 
be accompanied by plans and elevations necessary to show details of the proposed land 
use activities on the subject property. FMC Section 17.60.040 states that the 
Commission’s findings shall be that the establishment, maintenance, or operation of the 
use or building applied for will or will not, under the circumstances of the particular case, 
be detrimental to the health, safety, peace, morals, comfort, and general welfare of 
persons residing or working in the neighborhood of such proposed use, or be detrimental 
or injurious to property and improvements in the neighborhood, or to the general welfare 
of the city. 

Conditional Use Permit 
Pursuant to Section 17.22.030 of the Folsom Municipal Code (FMC), tattoo 
establishments require a Minor Conditional Use Permit in the Central Commercial District 
(C-2) zone, subject to Planning Commission review and approval.  

FMC Section 17.60.040 states that the Commission’s findings shall be that the 
establishment, maintenance or operation of the use or building applied for will or will not, 
under the circumstances of the particular case, be detrimental to the health, safety, 
peace, morals, comfort and general welfare of persons residing or working in the 
neighborhood of such proposed use, or be detrimental or injurious to property and 
improvements in the neighborhood, or to the general welfare of the city. 

In evaluating the requested CUP, staff evaluated the types of uses within the vicinity, the 
hours of operation of nearby businesses, and the potential impacts to adjacent uses. The 
tattoo establishment is proposed to be located in an existing multi-tenant commercial 
building at 1325 Riley Street within an existing commercial center (Commonwealth 
Square). The existing building is managed by My Salon Suites, a property rental company 
that leases suites to various health, wellness, and beauty proprietors. The 
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Commonwealth Square center contains a variety of businesses, including grocery stores, 
restaurants, a dance studio, health and wellness salons, a tobacco shop, and an oil 
change shop. Lembi Community Park and Aquatic Center lies across Riley Street to the 
south of the project site.  

The tattoo establishment is proposed to operate by appointment only, not to exceed the 
proposed hours of 10:00 AM to 8:00 PM between Monday through Saturday. Similarly, 
other proprietors within the building typically operate by appointment only between the 
hours of 9:00 AM and 8:00 PM. Furthermore, the hours of operation for other businesses 
in Commonwealth Square operate as early as 5:00 AM and as late as 10:00 PM. Staff 
have provided Condition 10 establishing the maximum hours of operation for the CUP to 
be no earlier than 10:00 AM and no later than 8:00 PM every day of the week, consistent 
with the hours of operation proposed while allowing the tattoo establishment to have the 
option to have appointments on Sundays.  

The building at 1325 Riley Street was developed in the 1980s as part of the overall 
Commonwealth Square center (PC86-033), and shares parking with the rest of the center. 
The proposed tattoo establishment use would utilize the existing on-site parking facilities.  

Per FMC 17.57.040(6), the parking requirement for a standard commercial use is one on-
site parking space for every 200 square-feet of gross floor area. This ratio was applied to 
the Commonwealth Square center when it was developed, including the building at 1325 
Riley Street, and the same ratio would apply to the proposed tattoo establishment. As 
such, the proposed use will not increase the parking demand beyond what the existing 
facilities have provided, and the on-site parking has been determined to adequately 
satisfy the parking requirement for the business.   

Anticipated impacts of the proposed tattoo establishment are expected to be minimal. The 
tattoo studio is proposed to occupy an existing suite within the building and is not 
proposed to have exterior signage. As such, there is no visual impact to the commercial 
center or the nearby park. As an appointment only establishment,  foot traffic and parking 
demand are expected to be similar to the other health, wellness, and beauty proprietors 
in the building who also operate by appointment. Furthermore, existing and prior tattoo 
establishments in the City of Folsom have not generated any significant impacts to nearby 
properties based on the absence of Code Enforcement Cases associated with these uses 
in recent years. Based on the commercial nature of the project area and the operational 
characteristics of the tattoo establishment, staff have determined that the proposed use 
is compatible with the surrounding land uses and businesses and would not result in any 
additional impacts to nearby uses beyond other businesses typically allowed by right in 
the C-2 zone.  

Pursuant to FMC Section 17.60.050, in any case where the required conditions for a use 
permit have not been, or are not, complied with, the Planning Commission may revoke 
the permit after a public hearing on the matter.  Therefore, this request for a conditional 
use permit is subject to ongoing review by the Community Development Department to 
ensure that it does not result in adverse impacts to the community. If the Community 
Development Director finds evidence that conditions of approval for the business have 
not been fulfilled or that the use has resulted in a substantial adverse effect on the health, 
and/or general welfare of users of adjacent or proximate property or have a substantial 
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adverse impact on public facilities or services or the general welfare of the City, the 
Director will refer the use permit to the Planning Commission for review.  If, upon such 
review, the Planning Commission finds that any of the above-stated results have 
occurred, the Commission may modify or revoke the conditional use permit following a 
hearing on the matter. Condition 9 is included to reflect this requirement. 

Health and Safety 
In evaluating the potential health and safety-related impacts associated with the typical 
operation of a tattoo establishment, staff reviewed the regulations of the State Health and 
Safety Code Chapter 7, also known as the Safe Body Art Act. Health & Safety Code § 
119306 states that a person performing body art shall be registered with the local 
enforcement agency, shall complete OSHA bloodborne pathogen training, and shall 
obtain the applicable permits with the local enforcement agency, amongst other 
requirements, to ensure the safe practice of body art services. The Sacramento County 
Environmental Management Department is the local enforcement agency ensuring 
compliance with the aforementioned requirements 

While working for tattoo establishments in Roseville, Lana Nevers was a certified and 
permitted tattoo artist, having obtained a Body Art Practitioner Permit with the Placer 
County Department of Health Services, and a Certificate of Training for the California 
Bloodborne Pathogens Training Program. 

To ensure current certification within the City of Folsom, staff have provided Condition 12 
requiring that the owner/applicant provide evidence that they have filed a Certificate of 
Registration with the Sacramento County Environmental Management Department for 
each individual tattoo artist working at the business. Additionally, Condition 13 has been 
provided requiring that the owner/applicant comply with all requirements of the Safe Body 
Art Act, Health & Safety Code § 119300, et seq.  

Planning staff consulted with the City of Folsom Police Department and Code 
Enforcement Division to determine if there are any potential issues associated with 
operation of the tattoo establishment as proposed. No concerns or conditions have been 
provided by Code Enforcement or the Police with regard to this project.  

Potential Future Expansion 
The applicant has requested that they have the option to expand their business in the 
future to occupy a maximum of two suites within the existing building at 1325 Riley Street. 
Staff does not foresee any substantial increase in the potential impacts of the tattoo 
establishment with the future expansion, and is supportive of the request. As such, staff 
have provided Condition 11 allowing the tattoo establishment to occupy up to two suites 
within the building, as shown on the floor plan provided in Attachment 6. Each suite is 
able to accommodate one tattoo station.  

Should the business seek to expand to more than two suites, or expand the size of one 
or both suites beyond the configuration shown in Attachment 6, the applicant shall be 
required to request a modification of their Conditional Use Permit, subject to Planning 
Commission review and approval.  

ENVIRONMENTAL REVIEW 
The project is categorically exempt under Section 15301 (Existing Facilities) of the 
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California Environmental Quality Act (CEQA) Guidelines. Based on staff’s analysis of this 
project, none of the exceptions in Section 15300.2 of the CEQA Guidelines apply to the 
use of the categorical exemption in this case.   

PUBLIC COMMENTS 
No public comments have been received.  

STAFF RECOMMENDATION/PLANNING COMMISISON ACTION  
Move to find the request categorically exempt under Section 15301 (Existing Facilities) of 
the California Environmental Quality Act (CEQA) Guidelines and approve a Conditional 
Use Permit for a tattoo establishment (USPT25-00145) based on the findings (Findings 
A-F) below and subject to the attached conditions of approval (Conditions 1-15). 
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GENERAL FINDINGS 

A. NOTICE OF PUBLIC HEARING HAS BEEN GIVEN AT THE TIME AND IN THE 
MANNER REQUIRED BY STATE LAW AND CITY CODE. 
 

B. THE PROJECT IS CONSISTENT WITH THE GENERAL PLAN AND THE ZONING 
CODE OF THE CITY. 

 

CEQA FINDINGS 

C. THE PROJECT IS CATEGORICALLY EXEMPT FROM ENVIRONMENTAL REVIEW 
UNDER SECTION 15301 (EXISTING FACILITIES) OF THE CALIFORNIA 
ENVIRONMENTAL QUALITY ACT (CEQA) GUIDELINES.  
 

D. THE CUMULATIVE IMPACT OF SUCCESSIVE PROJECTS OF THE SAME TYPE 
IN THE SAME PLACE, OVER TIME IS NOT SIGNIFICANT IN THIS CASE. 
 

E. NO UNUSUAL CIRCUMSTANCES EXIST TO DISTINGUISH THE PROPOSED 
PROJECT FROM OTHERS IN THE EXEMPT CLASS. 
 

 

CONDITIONAL USE PERMIT FINDING 

F. AS CONDITIONED, THE ESTABLISHMENT, MAINTENANCE OR OPERATION OF 
THE USE APPLIED FOR WILL NOT, UNDER THE CIRCUMSTANCES OF THIS 
PARTICULAR CASE, BE DETRIMENTAL TO THE HEALTH, SAFETY, PEACE, 
MORALS, COMFORT, AND GENERAL WELFARE OF PERSONS RESIDING OR 
WORKING IN THE NEIGHBORHOOD, OR BE DETRIMENTAL OR INJURIOUS TO 
PROPERTY AND IMPROVEMENTS IN THE NEIGHBORHOOD OR TO THE 
GENERAL WELFARE OF THE CITY, SINCE THE PROPOSED USE IS 
COMPATIBLE WITH SIMILAR  USES IN THE SURROUNDING AREA. 
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ATTACHMENT 2 

BACKGROUND 

 

The building at 1325 Riley Street is currently occupied by My Salon Suite which has been 
in the building since 2022. My Salon Suite is a property rental company that leases suite 
spaces within the building to health, beauty, and wellness proprietors. The existing layout 
of the 5,000 square-foot building is currently divided into 25 suites ranging in size between 
100- and 175-square-feet.   

Lana Moon Tatu is proposing to occupy up to two suites within the existing building, 
amongst other beauty salon businesses, in order to operate a tattoo establishment and 
has requested approval of a Conditional Use Permit to operate at this location. The 
business would be operated by Lana Nevers, a certified tattoo artist who has worked for 
other tattoo establishments in Roseville. 

GENERAL PLAN DESIGNATION Community Commercial (CC) within the East 

Bidwell Corridor (EPC) Overlay 

ZONING Central Business District; Planned Development 

(C-2 PD) 

ADJACENT LAND USES/ZONING North: Parking Lot for Commercial Center / 
Central Business District; Planned Development 
(C-2 PD) 

South: Lembi Community Park and Aquatic 
Center / Open Space and Conservation District 
(OSC) 

East: Grocery Store (Raley’s) and other 
Commercial Uses / Central Business District; 
Planned Development (C-2 PD) 

West: Coffee Shop (Starbucks) / Central 
Business District; Planned Development (C-2 
PD) 

SITE CHARACTERISTICS The project site contains an existing 5,000 

square-foot commercial building on a 23,914 

square-foot (0.55-acre) parcel.  

APPLICABLE CODES FMC Chapter 17.11, Commercial Land Use 
Zones 

FMC Chapter 17.60, Use Permits 

PUBLIC NOTICING A notice was posted in the Folsom Telegraph 
and mailed to property owners within 300-feet of 
the project site prior to the Planning 
Commission hearing that met the requirements 
of FMC Section 17.60.030. 
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Attachment 3 

Proposed Conditions of Approval 
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 DRAFT CONDITIONS OF APPROVAL FOR  
LANA MOON TATU TATTOO SHOP PROJECT (USPT25-00145) 

Cond. 
No. 

Mitigation 
Measure 

GENERAL REQUIREMENTS 
When 

Required 
Responsible 
Department 

1.   The applicant shall submit final site development plans to the Community Development 
Department that shall substantially conform to the exhibits referenced below, as modified by 
these conditions of approval: 

• Project Narrative (Attachment 5) 

• Floor Plan (Attachment 6) 

This project approval is for the Lana Moon Tatu Tattoo Shop Project (USPT25-00145) located 
at 1325 Riley Street, which includes the operation of a tattoo establishment within a maximum 
of two existing suites, depicted on the Floor Plan (Attachment 6). Implementation of the project 
shall be consistent with the above-referenced items as modified by these conditions of 
approval. 

B CD (P)(E) 

2.   Building plans shall be submitted to the Community Development Department for review and 
approval to ensure conformance with this approval and with relevant codes, policies, 
standards and other requirements of the City of Folsom. 

B CD (P)(E)(B) 

3.   The owner/applicant shall defend, indemnify, and hold harmless the City and its agents, 
officers and employees from any claim, action or proceeding against the City or its agents, 
officers or employees to attack, set aside, void, or annul any approval by the City or any of its 
agencies, departments, commissions, agents, officers, employees, or legislative body 
concerning the project.  The City will promptly notify the owner/applicant of any such claim, 
action or proceeding, and will cooperate fully in the defense.  The City may, within its unlimited 
discretion, participate in the defense of any such claim, action or proceeding if both of the 
following occur: 

• The City bears its own attorney’s fees and costs; and 

• The City defends the claim, action or proceeding in good faith. 

The owner/applicant shall not be required to pay or perform any settlement of such claim, 
action or proceeding unless the settlement is approved by the owner/applicant. 

OG 
CD (P)(E)(B) 
PW, PR, FD, 

PD 

DEVELOPMENT COSTS AND FEE REQUIREMENTS 

4.   The owner/applicant shall pay all applicable taxes, fees and charges at the rate and amount 
in effect at the time such taxes, fees and charges become due and payable.   B CD(P)(E) 
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5.   If applicable, the owner/applicant shall pay off any existing assessments against the property, 
or file necessary segregation request and pay applicable fees. B CD(E) 

6.   The City, at its sole discretion, may utilize the services of outside legal counsel to assist in the 
implementation of this project, including, but not limited to, drafting, reviewing and/or revising 
agreements and/or other documentation for the project.  If the City utilizes the services of such 
outside legal counsel, the applicant shall reimburse the City for all outside legal fees and costs 
incurred by the City for such services.  The applicant may be required, at the sole discretion 
of the City Attorney, to submit a deposit to the City for these services prior to initiation of the 
services.  The applicant shall be responsible for reimbursement to the City for the services 
regardless of whether a deposit is required. 

B CD(P)(E) 

7.   If the City utilizes the services of consultants to prepare special studies or provide specialized 
design review or inspection services for the project, the applicant shall reimburse the City for 
actual costs it incurs in utilizing these services, including administrative costs for City 
personnel.  A deposit for these services shall be provided prior to initiating review of the 
improvement plans, or beginning inspection, whichever is applicable. 

B CD(P)(E) 

CONDITIONAL USE PERMIT REQUIREMENTS 

8.   The project approval granted under this staff report shall remain in effect for one year from 
final date of approval (Expires August 20, 2026). If a conditional use permit is not vested 
within the identified time frame prior to the expiration date and the applicant has not 
demonstrated substantial progress towards the development of the project, this approval shall 
be considered null and void. The owner/applicant may file an application with the Community 
Development Department for an extension not less than 30 days prior to the expiration date 
of the permit, along with appropriate fees and necessary submittal materials pursuant to 
Chapter 17.60 of the Folsom Municipal Code. If after approval of this project, a lawsuit is filed 
which seeks to invalidate any approval, entitlement, demolition permit, sign permit or other 
construction permit required in connection with any of the activities or construction authorized 
by the project approvals, or to enjoin the project contemplated herein, or to challenge the 
issuance by any governmental agency of any environmental document or exemption 
determination, the one year period for submitting a complete permit application referenced in 
FMC Chapter 17.60 shall be tolled during the time that any litigation is pending, including any 
appeals. 

OG CD (P) 

9.   Any intensification or expansion of the use as approved and conditioned herein will require a 
Use Permit modification approval by the Planning Commission. If the Community 

OG CD (P) 
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Development Director finds evidence that conditions of approval for the Conditional Use 
Permit have not been complied with or that the use has resulted in a substantial adverse 
impact on public facilities or services, the Director will refer the use permit to the Planning 
Commission for review and shall give notice to the permittee of the intent to revoke such a 
permit at least ten (10) days prior to a hearing thereon. If, upon such review, the Planning 
Commission finds that any of the above-stated results have occurred, the Commission may 
modify or revoke the conditional use permit.  

10.   Hours of operation for Lana Moon Tatu shall be limited as follows: 

 Monday: 10:00 AM to 8:00 PM 
 Tuesday:  10:00 AM to 8:00 PM 
 Wednesday:  10:00 AM to 8:00 PM 
 Thursday:  10:00 AM to 8:00 PM 
 Friday:  10:00 AM to 8:00 PM 
 Saturday:  10:00 AM to 8:00 PM 
 Sunday:  10:00 AM to 8:00 PM 

No expansion of business hours beyond what is stated above shall be permitted without prior 
approval being obtained from the Planning Commission through a conditional use permit 
modification. 

OG CD (P) 

11.   Lana Moon Tatu is permitted to occupy up to two suites within the building located at 1325 
Riley Street, in the configuration depicted in the floor plan provided in Attachment 6. 

Should the business propose to occupy more than two suites, and/or to expand the size of 
one or both suites beyond the configuration shown in Attachment 6, the applicant or property 
owner shall be required to obtain a modification to the conditional use permit, subject to review 
and approval by the Planning Commission. 

OG CD (P) 

12.   Prior to the approval of Lana Moon Tatu’s Business License Certificate, the owner/applicant 
shall provide evidence that they have filed a Certificate of Registration with the Sacramento 
County Environmental Management Department for each individual tattoo artist working at 
Lana Moon Tatu.  

OG CD (P) 

13.   The owner/applicant shall comply with all requirements of the California Health & Safety Code 
Sections 119300, et seq. (“Safe Body Art Act”) including but not limited to: Registering annually 
with the local enforcement agency complying with vaccination, blood borne pathogen training, 
conforming to sanitation requirements, and obtaining and annually renewing a health permit.  

OG CD (P) 



Planning Commission  
Lana Moon Tatu Tattoo Shop Project (USPT25-00145)  
August 20, 2025 
 

14.   All signage for the site shall comply with the Folsom Municipal Code Chapter 17.59 and the 
Commonwealth Square Uniform Sign Criteria, to the satisfaction of the Community 
Development Department.  

OG CD (P)(B) 

NOISE REQUIREMENT 

15.   Compliance with the City of Folsom Noise Control Ordinance, General Plan Safety & Noise 
Element and Standard Construction Specifications and Details Section 7.23 is required. Hours 
of construction operation shall be limited from 7:00 a.m. to 6:00 p.m. on weekdays and 8:00 
a.m. to 5:00 p.m. on Saturdays. No construction is permitted on Sundays or holidays. Request 
to work during days and times not permitted under these regulations may only occur with 
written permission from the City of Folsom Community Development Director or duly 
authorized deputy. 

I, B CD (P)(E) 

 

RESPONSIBLE DEPARTMENT WHEN REQUIRED 

CD 
(P) 
(E) 
(B) 
(F) 

Community Development Department 
Planning Division 
Engineering Division 
Building Division 
Fire Division 

I Prior to approval of Improvement Plans 

M Prior to approval of Final Map 

B Prior to issuance of first Building Permit 

O Prior to approval of Occupancy Permit 

G Prior to issuance of Grading Permit 

PW Public Works Department DC During construction 

PR Park and Recreation Department OG On-going requirement 

PD Police Department   
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Attachment 4 

Vicinity Map 
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Attachment 5 

Project Narrative 



Project Narrative – Conditional Use Permit Application 

Business Name: Lana Moon Tatu 

Business Location: My Salon Suite, Folsom, California 

Business Address: 1325 Riley Street, Folsom, CA  95630 Suite 201 

Business Hours: Monday through Saturday, 10:00am to 8:00pm 

Business Model: Appointment-Only Tattoo Studio 

 

Lana Moon Tatu will be a private, appointment-only tattoo studio located within My Salon Suite in Folsom, 
California. The studio is designed for clients who seek a more personalized, one-on-one experience in a 
quiet, professional, and upscale setting. My hours of operation are Monday through Saturday from 
10:00am to 8:00pm. 

Unlike traditional tattoo shops that can be loud and overwhelming, Lana Moon Tatu focuses on creating a 
calm and welcoming environment that is approachable for both first-time and seasoned clients. This 
unique approach is especially appealing to individuals who may feel intimidated by conventional tattoo 
settings or want an experience that is more tailored to their needs. 

I specialize in fine line and ornamental tattoo styles, which are in high demand but rarely found in many 
tattoo shops. My work is highly detailed and custom-designed to suit each client’s vision, whether the 
project is small and delicate or larger in scale. Every session is handled with exceptional care, 
cleanliness, attention to detail, and a high standard of professionalism and customer service. 

As a proud Folsom resident, I am invested in the local community. My husband owns a business in 
Sacramento, and we have happily rooted down here in Folsom. My clientele includes local residents from 
Folsom and the greater Sacramento region, as well as clients who travel from across California 
specifically for my unique style.  

Although I have no current plans for such, I would potentially expand to an additional suite within the 
existing building at 1325 Riley Street, given the opportunity that more suite space arises. I understand this 
Conditional Use Permit is only applicable to this location. There is no signage to be changed or added to 
the exterior of the building. There is a small sign outside of each suite door within the building. This 
specific location will display “Suite 201” and “Lana Moon Tatu” for client identification. 

I would be honored to be able to add my services to the Folsom area and look forward to offering my best 
to locals and visitors alike.  

 

Sincerely, 

Owner/Practitioner: Lana Nevers 
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Attachment 6 

Floor Plan 
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Planning Commission Staff Report 
50 Natoma Street, Council Chambers 

Folsom, CA 95630 
 

Project: Veterinary Clinic Operating Hours  

File #: USPT25-00111 
 

Requests: Conditional Use Permit Modification 
 

Location/APN: 2210 East Bidwell Street / APN: 072-2700-009  
 

Staff Contact: Jessica Brandt, Principal Planner, 916-461-6207 
jbrandt@folsom.ca.us 

 
Property Owner  Applicant 
Bidwell Partners, LLC 
2359 Loch Way 
El Dorado Hills, CA 95762 
ATT: Diane Hansen, Manager 
 

 Richard Turner, DVM 
All Creatures Veterinary Clinic 
2210 East Bidwell Street 
Folsom, CA 95630 
 

 

Recommendation: Conduct a public hearing and upon conclusion approve a Conditional 

Use Permit Modification for the Veterinary Clinic Operating Hours Project (USPT25-

00111), based on the findings (Findings A-E) and subject to the conditions of approval 

(Conditions 1-17) attached to this report. 

 

Project Summary: A Conditional Use Permit (CUP) Modification to allow extension of 

veterinary clinic operating hours. The Planning Commission approved a CUP for 

veterinarian services at 2210 East Bidwell Street (PN 19-290) in 2019. The CUP only 

permitted night-time operating hours during the week and 24-hour service over the 

weekend, focusing on emergency services. The applicant is requesting to modify the CUP 

to extend the allowed hours of operation into daytime business hours (Monday to Friday, 

8am to 6pm) so they can provide services to small exotic pets. The business is in a 3,453 

square foot building that is part of the Vintage at Folsom office park, in the BP-PD 

(Business Professional, Planned Development) zoning district. Final hearing body is the 

Planning Commission unless the decision is appealed to the City Council.  

 

Attachments:   

1. Project Description/Analysis 

2. Background 

3. Conditions of Approval 
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4. Aerial Photo 

5. Applicant Narrative 

 

Submitted, 

 

PAM JOHNS 

Community Development Director 
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ATTACHMENT 1 

PROJECT DESCRIPTION/ANALYSIS 

 

PROJECT DESCRIPTION 

The Planning Commission approved a Conditional Use Permit (CUP) for veterinarian 

services at 2210 East Bidwell Street in 2019 (PN 19-290), operated by All Creatures 

Emergency Veterinary Clinic (Clinic). The CUP only permitted night-time operating hours 

during the week and 24-hour service over the weekend, as the clinic was for emergency 

care only. The applicant, Richard Turner, DVM, the owner of the clinic, is requesting 

modification of the CUP to extend the allowed hours of operation into daytime business 

hours (Monday to Friday, 8am to 6pm), to provide regular veterinary care to small exotic 

pets. Dr. Turner states that currently there are no veterinary clinics or hospitals in the 

immediate Folsom area that offer regular veterinary care for small exotic pets such as 

birds, reptiles, rabbits, and guinea pigs. Because of this, Dr. Turner argues that the 

Folsom community would benefit from expanding the Clinic’s service to daytime hours for 

non-emergency exotic pet care. The Clinic would also provide care for injured wildlife, 

such as songbirds and squirrels, as needed. Dr. Turner states that one veterinarian would 

provide services during daytime business hours along with support staff, with an average 

of one client every 15 to 20 minutes being served. No exterior modification of the building 

is proposed. 

 

The Clinic comprises one building of approximately 3,453 square feet within the Vintage 

at Folsom Office Park. The Office Park includes 16 buildings, each on its own parcel 

surrounded by common open space and parking areas. The Clinic building is at 2210 

East Bidwell (APN 072-2700-009) and is located centrally within the Office Park. The 

emergency veterinary clinic has been in operation since 2020. Other businesses in the 

Office Park include title company offices, tax advisors, attorneys, and medical offices. 

Parking and access are shared by all buildings.  The Office Park is in the BP-PD 

(Business Professional, Planned Development) zoning district. An aerial view of the 

project site is shown below. 
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FIGURE 1: PROJECT LOCATION EXHIBIT 

 

 

ANALYSIS 

General Plan and Zoning Consistency 

The project site’s General Plan land use designation is PO (Professional Office) with an 

EBC (East Bidwell Corridor) overlay. The site is in the BP-PD (Business Professional, 

Planned Development) zoning district. The General Plan Land Use Designation and 

Zoning District are consistent with each other and are not proposed to change as part of 

this project.  The existing building in which the proposed business will be located meets 

all the Folsom Municipal Code (Section 17.22) development requirements including 

setbacks, building coverage, lot area, lot width, and parking. 

 

Conditional Use Permit Modification 

Section 17.22.040 of the Folsom Municipal Code (FMC) requires that veterinarian animal 

hospitals or clinics obtain a Minor Conditional Use Permit (CUP) in the BP zoning district. 

The Clinic was granted a CUP by the Planning Commission in 2019 (PN 19-290). This 

CUP included conditions that limited hours of operation, and the types and sizes of exotic 

animals and wildlife treated. Conditions requiring certain operating protocols to minimize 

potential noise and odor-related nuisances were also included. Finally, the conditions 
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stated that any proposal to extend hours of operation would require a CUP Modification 

approved by the Planning Commission.  

 

The applicant only wishes to modify the hours of operation for the clinic with this 

application. All other conditions included in the original CUP would be retained.  

 

To approve a Conditional Use Permit (and by extension, any amendment thereto), FMC 

Section 17.60.040 requires the Planning Commission to make the following finding: 

 

The establishment, maintenance, or operation of the use or building applied for 
will not, under the circumstances of the particular case, be detrimental to the 
health, safety, peace, morals, comfort and general welfare of persons residing or 
working in the neighborhood of such proposed use, or be detrimental or injurious 
to property and improvements in the neighborhood, or to the general welfare of 
the city because the proposed land use will not have a negative impact. 

 

The extension of operating hours into daytime business hours has the potential to impact 

businesses in the Office Park through additional parking demand, potential animal noise, 

and increased odors from extended operations. Staff have reviewed each of these 

potential issues and provided the following analysis.  

 Parking. The Office Park was developed in 2004 with 244 parking spaces. At the 

time, the standard for office parks in the FMC was one parking space per 275 

square feet of gross floor area, with a minimum number of spaces required for the 

project of 204. The current FMC parking requirement for office parks is one space 

per 250 square feet of gross floor area, requiring 220 spaces on site. The proposal 

to extended veterinary service into standard daytime hours will increase parking 

demand at peak usage time. But the expected number of clients (one every 15-20 

minutes) is consistent with other office uses and would have been considered as 

part of the FMC minimum standards. As the Office Park includes more parking 

spaces than the minimum required, the extension of veterinary services into 

daytime hours should remain compatible with the surrounding businesses. 

 Noise. During review of the original CUP, noise from barking dogs was brought up 

as a concern by adjacent business owners. The Planning Commission determined 

that the ‘off hours’ service times of the proposed veterinary clinic would reduce this 

potential issue and adopted conditions that prohibited the clinic from walking 

animals around the office park and requiring that doors to the clinic remain closed. 

While the proposal will bring operations into daytime hours, the request is to 

provide services only to small exotic animals, which would not include dogs. Staff 

retained operational conditions from the original CUP and added a condition that 

the daytime services be restricted to exotic animals and wildlife care, as needed. 

These conditions should reduce the potential for the clinic to result in detrimental 

noise impacts to neighboring businesses. 
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 Odor. Another issue discussed with the original CUP was the potential for noxious 

odors from pet waste. Conditions were included that required all pet waste 

containers to be kept within the building. This condition will also be retained, along 

with others requiring that medical waste be disposed of in designated hazardous 

waste containers and that building HVAC systems be maintained to ensure an 

odorless environment. This condition should reduce the potential for the clinic to 

result in detrimental odor impacts to neighboring businesses. 

Overall, staff determined that the proposed extended service hours will be compatible 
with other tenants of the Office Park and that conditions can be adopted that minimize 
potential detrimental impacts of the proposed project. As a result, staff recommends 
approval of the applicant’s Conditional Use Permit Modification request, with conditions 
as listed in Attachment 3 – Conditions of Approval.  
 
ENVIRONMENTAL REVIEW 
The project is categorically exempt under Section 15301 (Existing Facilities) of the 

California Environmental Quality Act (CEQA) Guidelines.  None of the exceptions to use 

of a categorical exemption apply in this case.       

 

STAFF RECOMMENDATION/PLANNING COMMISSION ACTION 

Move to confirm staff’s determination that the project is categorically exempt under 

Section 15301 (Existing Facilities) of the CEQA Guidelines and approve a Conditional 

Use Permit Modification for the Veterinary Clinic Operating Hours Project (USPT25-

00111), based on the findings (Findings A-E) and subject to the conditions of approval 

(Conditions 1-17) attached to this report. 

 

GENERAL FINDINGS 
 

A. NOTICE OF HEARING HAS BEEN GIVEN AT THE TIME AND IN THE MANNER 
REQUIRED BY STATE LAW AND CITY CODE. 

 

B. THE PROJECT IS CONSISTENT WITH THE GENERAL PLAN AND THE 
ZONING CODE OF THE CITY. 

 
CEQA FINDINGS 
  
B. THE PROJECT IS CATEGORICALLY EXEMPT FROM ENVIRONMENTAL 

REVIEW UNDER SECTION 15301 (EXISTING FACILITIES) OF THE 
CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) GUIDELINES. 
 

C. THE CUMULATIVE IMPACT OF SUCCESSIVE PROJECTS OF THE SAME 
TYPE IN THE SAME PLACE, OVER TIME IS NOT SIGNIFICANT IN THIS CASE. 
 

D. NO UNUSUAL CIRCUMSTANCES EXIST TO DISTINGUISH THE PROPOSED 
PROJECT FROM OTHERS IN THE EXEMPT CLASS. 
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CONDITIONAL USE PERMIT FINDING 
 
E. THE ESTABLISHMENT, MAINTENANCE, OR OPERATION OF THE USE  

APPLIED FOR WILL NOT, UNDER THE CIRCUMSTANCES OF THIS 
PARTICULAR CASE, BE DETRIMENTAL TO THE HEALTH, SAFETY, PEACE, 
MORALS, COMFORT AND GENERAL WELFARE OF PERSONS RESIDING 
OR WORKING IN THE NEIGHBORHOOD OF SUCH PROPOSED USE, OR BE 
DETRIMENTAL OR INJURIOUS TO PROPERTY AND IMPROVEMENTS IN 
THE NEIGHBORHOOD, OR TO THE GENERAL WELFARE OF THE CITY 
BECAUSE, AS CONDITIONED, THE PROPOSED LAND USE WILL NOT HAVE 
A NEGATIVE IMPACT. 
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ATTACHMENT 2                                    

BACKGROUND 

On February 10, 2004, the City Council approved Ordinance No. 1012 to rezone a 9.29 

acre site located on the north side of East Bidwell Street from Agricultural Reserve-District 

(A-1-A) to Business and Professional, Planned Development District (BP PD), approve a 

Tentative Parcel Map (PN 02-676) to subdivide a 9.29-acre parcel into 17 parcels in 

conformance with the BP Zoning District, and approve a Planned Development Permit 

(PN 02-676) for the Development of the Vintage Office Park.  

 

On September 4, 2019, the Planning Commission approved a Conditional Use Permit 

(CUP) to allow All Creatures Folsom Veterinary Emergency Clinic to operate in a building 

within the Vintage Office Park, subject to conditions including restrictions on service hours 

and types of animals treated (PN 19-290). 

 
GENERAL PLAN DESIGNATION PO (Professional Office), within East Bidwell 

Mixed Use Overlay 
 

ZONING BP PD (Business Professional, Planned 
Development District) 

 

ADJACENT LAND USES/ZONING North: Open Space with Multi-Family 
Residential Development Beyond  

 South: East Bidwell Street with Single-Family 
Residential Development Beyond 

 East:  Business and Professional Office 
Development  

 West: Business and Professional Office 
Development  

SITE CHARACTERISTICS The project site is part of a fully developed 
office park and includes sixteen (16) office 
buildings and associated site improvements 
including a driveway, drive aisles, parking, 
sidewalks, trash/recycling enclosures, 
landscaping and site lighting. 

 

APPLICABLE CODES FMC 17.22, Commercial Land Use Zones 
 FMC 17.57, Parking Requirements 
 FMC 17.60, Use Permits 
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Attachment 3 

 

Conditions of Approval



 

 
CONDITIONS OF APPROVAL FOR THE VETERINARY CLINIC OPERATING HOURS PROJECT (USPT25-00111) 

2210 EAST BIDWELL STREET 
CONDITIONAL USE PERMIT MODIFICATION 

Cond. 
# 

Mitigation 
Measure 

Condition of Approval When 
Required 

Responsible 
Department 

GENERAL REQUIREMENTS 

1.   Original Approval and Modified Conditions 
Conditions of Approval associated with the original project approval (All Creatures 
Folsom Veterinary Emergency Clinic Conditional Use Permit, PN 19-290) are 
superseded by this set of Conditions. All original conditions that remain in effect 
are included, with conditions related to hours of operation and types of animals 
treated modified as appropriate for the requested CUP Modification. Compliance 
with conditions is as determined by the Community Development Department.  

 
O 

 
CD (P)(E) 

2.   Validity 
The project approval granted under this staff report (Conditional Use Permit 
Modification) shall remain in effect for one year from the final date of approval 
(Expiration Date: August 20, 2026).  If the operations permitted with this CUP 
Modification have not commenced within the identified time frame and/or the 
applicant has not demonstrated substantial progress towards the development of 
the project, this approval shall be considered null and void.  An extension to the 
identified time frame may be granted by the Planning Commission. If after 
approval of this project, a lawsuit is filed which seeks to invalidate any approval, 
building permit, or other construction permit or entitlement required in connection 
with any of the activities or construction authorized by the project approvals, or to 
enjoin the development contemplated herein, or to challenge the issuance by any 
governmental agency of any environmental document or exemption determination, 
the project approvals shall be tolled during the time that any litigation is pending, 
including any appeals.    

 
 
 
 

OG 

 
 
 
 

CD (P)(E) 



 

CONDITIONS OF APPROVAL FOR THE VETERINARY CLINIC OPERATING HOURS PROJECT (USPT25-00111) 
2210 EAST BIDWELL STREET 

CONDITIONAL USE PERMIT MODIFICATION 

Cond. 
# 

Mitigation 
Measure 

Condition of Approval When 
Required 

Responsible 
Department 

3.   Indemnity for City  
The owner/applicant shall defend, indemnify, and hold harmless the City and its 
agents, officers and employees from any claim, action or proceeding against the 
City or its agents, officers or employees to attack, set aside, void, or annul any 
approval by the City or any of its agencies, departments, commissions, agents, 
officers, employees, or legislative body concerning the project which claim, action 
or proceeding is brought within the time period provided therefore in Government 
Code Section 66499.37 or other applicable statutes of limitation.  The City will 
promptly notify the owner/applicant of any such claim, action or proceeding, and 
will cooperate fully in the defense.  The City may, within its unlimited discretion, 
participate in the defense of any such claim, action or proceeding if both of the 
following occur: 
 

• The City bears its own attorney’s fees and costs; and 

• The City defends the claim, action or proceeding in good faith 
 

The owner/applicant shall not be required to pay or perform any settlement of such 
claim, action or proceeding unless the settlement is approved by the 
owner/applicant. The owner/applicant’s obligations under this condition shall apply 
regardless of whether the site development proceeds. 

 
 
 
 
 

OG 

 
 
 
 
 

CD (P)(E)(B) 
PW, PR, FD, 

PD 
 

4.   If the Community Development Director finds evidence that conditions of approval 
for the Veterinary Clinic have not been fulfilled or that the use has resulted in a 
substantial adverse effect on the health, and/or general welfare of users of 
adjacent or proximate property, or have a substantial adverse impact on public 
facilities or services, the Director will refer the use permit to the Planning 
Commission for review.  If, upon such review, the Planning Commission finds that 
any of the above-stated results have occurred, the Commission may modify or 
revoke the Conditional Use Permit.  

OG CD (P) 

DEVELOPMENT COSTS AND FEE REQUIREMENTS 
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5.   Applicable Taxes, Fees, and Charges 
The owner/applicant shall pay all applicable taxes, fees and charges for the project 
at the rate and amount in effect at the time such taxes, fees and charges become 
due and payable. 

 
 

I, B   

 
 

CD (P)(E) 

6.   Use of Outside Legal Counsel and Consultants 
The City, at its sole discretion, may utilize the services of outside legal counsel and 
consultants to assist in the implementation of this project, including, but not limited 
to, drafting, reviewing and/or revising agreements and/or other documentation for 
the project.  If the City utilizes the services of such outside legal counsel or 
consultants, the applicant shall reimburse the City for all outside legal fees and 
costs incurred by the City for such services.  The applicant may be required, at the 
sole discretion of the City Attorney, to submit a deposit to the City for these 
services prior to initiation of the services.  The applicant shall be responsible for 
reimbursement to the City for the services regardless of whether a deposit is 
required.   

 
 

OG 

 
 

CD (P)(E) 

7.   Special Study Reimbursement 
If the City utilizes the services of consultants to prepare special studies or provide 
specialized design review or inspection services for the project, the applicant shall 
reimburse the City for actual costs it incurs in utilizing these services, including 
administrative costs for City personnel.  A deposit for these services shall be 
provided prior to initiating review of mapping documents, building plans, 
improvement plans, or beginning inspection, whichever is applicable. 

 
 

G, I, B 

 

 
 

CD (P)(E) 

SIGN DESIGN REQUIREMENTS 

8.   Signage 
Future signage for the site shall comply with FMC Chapter 17.59 and The Vintage 
Sign Criteria. 

 
 

B 

 
 

CD (P)(B) 

OPERATIONAL REQUIREMENTS 
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9.   Hours of Operation 
- Emergency Clinic: Hours of Operation for the emergency veterinary clinic 

shall be permitted from 6:00 PM to 8:00 AM Monday through Friday and 
24 hours on Saturdays, Sundays, and national holidays. 

- Exotic Animal Clinic: Hours of Operation for the exotic animal and wildlife 
care clinic shall be permitted from 8:00 AM to 6:00 PM Monday through 
Friday only. No emergency care for domestic pets shall be provided during 
these hours. 

Any proposal to extend the hours of either clinic type requires a CUP Modification 
by the Planning Commission. 

 
 
 

OG 

 
 
 

CD (P) 

10.   Limitations on Treatment of Exotic Animals and Wildlife 
Treatment of exotic animals and wildlife at the clinic shall be limited to small exotic 
animals (not to exceed 30 pounds) and small wildlife (not to exceed 30 pounds). 
Any proposal to treat larger exotics or wildlife at the clinic shall require a CUP 
Modification by the Planning Commission.  

 
 

OG 

 
 

CD (P) 

11.   Operations 
- Clinic staff shall always remain with animals while they are being treated 

at the facility. 
- There shall be no long term kenneling. All patients (pets) shall be treated 

on an outpatient basis. 
- Facility doors shall remain closed except for entry and exiting needs. 
- Animals shall not be in the outdoor area(s) of the office park, except for 

purposes of entering and exiting the emergency clinic. 
- The clinic building will maintain heating, air conditioning, and ventilation 

systems sufficient to maintain an odorless environment for animals and 
employees within the building. 

 
OG 

 
CD (P) 

12.   Permitting 
The owner/applicant shall obtain all required State and Federal permits to provide 
the veterinary care proposed, and provide evidence that said permits have been 
obtained, or that the permit is not required, subject to staff review and approval.  

 
OG 

 
CD (P) 

FIRE DEPARTMENT REQUIREMENTS 
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13.   Illuminated Addressing 
The office building shall have illuminated addresses visible from the street or drive 
fronting the property. Size and location of address identification shall be reviewed 
and approved by the Fire Marshal.  

 
B 

 
FD 

14.   Compressed Gas 
The owner/applicant shall obtain the required operational permit for the 
compressed gas system associated with the surgical suite in the building. 

 
 

B 

 
 

FD 

WASTE MANAGEMENT 

15.   Medical Waste 
All medical waste shall be disposed of in designated hazardous waste containers 
and removed from the facility by a certified third-party contractor. 

 
 

OG 

 
 

CD (P) 

16.   Pet Waste 
All fecal collection containers shall be located within the building. 

 
OG 

 
CD (P) 

NOISE REQUIREMENTS 

17.   Noise Requirements (Operational) 
Compliance with Noise Control Ordinance and General Plan Noise Element shall 
be required.   

 
 

OG 

 
 

CD (P) 

  
CONDITIONS APPLICABILITY LEGEND 

RESPONSIBLE DEPARTMENT 
 

WHEN REQUIRED 

CD 
(P) 
(E) 
(B) 
(A) 

Community Development Department 
Planning Division 
Engineering Division 
Building Division 
City Arborist/Urban Forester 

I Prior to approval of Improvement Plans 

M Prior to approval of Final Map 

B Prior to issuance of first Building Permit 

O Prior to approval of Occupancy Permit 

G Prior to issuance of Grading Permit 

PW Public Works Department DC During construction 

PR Park and Recreation Department OG On-going requirement 

PD Police Department   

FD Fire Department   



Planning Commission  
Veterinary Clinic Operating Hours (USPT25-00111) 
August 20, 2025 
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Aerial Photo 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 
 
 
 



Aerial Photo – USPT25-00111, Veterinary Clinic Operating Hours 
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